
MEMORANDUM

LINCOLN CITY - LANCASTER COUNTY
PLANNING DEPARTMENT

Date:

To: 

From: 

Subject: 

August 27, 2002

Planning Commission

Jason Reynolds, Planning

Special Permit #1691C

This application contains lots which do not meet the average lot width and average lot area requirements.
Waivers were not requested in time to include in the legal notification. 

We are awaiting a decision from the City Attorney’s office to determine whether this application must be held
for proper notification. If the City Attorney determines that the waivers require notification, please defer action
for two weeks. If notification is not required, please refer to the staff report for the recommendation.
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LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

P.A.S.: Special Permit #1691C DATE: August 21, 2002
Shadow Pines 1st Addition C.U.P.

PROPOSAL: To amend the Shadow Pines 1 st Addition Community Unit Plan by
adding 16 dwelling units to an area previously shown for potential
future development.

WAIVER REQUEST: Lot depth along an arterial street, from 120' to 100' 
Although not specifically requested in time for legal notification, the
drawings show an average lot width for two-family dwellings from
40' to 37' and
Lot area for two family dwellings from 5,000 square feet per family
to 3,700 square feet per family.

LAND AREA: 67,301 square feet, more or less (1.55 acres) - Amended area
16.75 acres - Entire C.U.P.

CONCLUSION: With conditions this request is in conformance with the Comprehensive
Plan and complies with the Zoning Ordinance.

The application could be approved without the adjustment of lot width.

RECOMMENDATION:  Conditional Approval
or Deferral for legal notification

GENERAL INFORMATION:

LEGAL DESCRIPTION: Lot 1, Block 1 Shadow Pines Addition, located in the SW 1/4 of
Section 16, T9N, R7E of the 6th P.M., Lincoln, Lancaster County, Nebraska.

LOCATION: S. 56th Street & Shadow Pines Drive

APPLICANT: Brian D. Carstens & Associates
601 Old Cheney Road - Suite “C”
Lincoln, NE 68512
(402) 434-2424

OWNER: Canyon Homes, LLC
PO Box 6698
Lincoln, NE 68506

CONTACT: Brian D. Carstens & Associates

EXISTING ZONING: R-3 under a C.U.P.
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EXISTING LAND USE: Single family use

SURROUNDING LAND USE AND ZONING:  

North: R-3 Single family on large lot
South: R-3 Single family on large lot
East: R-3 Shadow pines C.U.P. two family housing
West: R-3 Single family housing across S. 56th Street

HISTORY:

May 1, 2000 City Council approved Special Permit No. 1691B, which approved a
reduction in year yard setback for Lots 5-8, Block 2 and Outlot “C”.

June 29, 1998 City Council approved the Shadow Pines 1 st Addition Preliminary Plat No.
98010 and Community Unit Plan, Special Permit No. 1691A which
amended engineering issues related to water pressure and sanitary
sewer.

Nov. 17, 1997 City Council approved the Shadow Pines Preliminary Plat No. 97015 and
Community Unit Plan, Special Permit No. 1691.

The 1979 Zoning Update changed the zoning from A-A Rural and Public Use to R-3
Residential.

COMPREHENSIVE PLAN SPECIFICATIONS: The area is identified as Urban Residential
in the 2025 Comprehensive Plan.  

The 2025 Comprehensive Plan states:

Overall Guiding Principles for Residential
A safe residential dwelling should be available for each citizen: the efficiency apartment and the country estate,
the small single family “starter” home and the large downtown apartment suite, the most affordable and the most
expensive dwelling unit, completely independent living and living within the care of others. Provision of the
broadest range of housing options throughout the community improves the quality of life in the whole community.
(F 65)

Provide different housing types and choices, including affordable housing, throughout each neighborhood for an
increasingly diverse population. (F 66)

UTILITIES: Available

TOPOGRAPHY: Sloping down from SW to NE

TRAFFIC ANALYSIS: S. 56th Street is classified as an arterial

PUBLIC SERVICE: City of Lincoln Fire and Police. The Fire Department does note that
emergency response time for this area of the city is currently more than 1.5 times the city-wide
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average. The Fire Department has proposed a new fire station near S. 56th and Pine Lake
Road. If built, the new station would reduce response time in the area.

ALTERNATIVE USES: The maximum density for this C.U.P. is 116 units. This parcel could
have been developed with townhouses. The lot layout could have been arranged so that Lots
9 and 24, Block 4 faced the houses across Shadow Pines Drive.

ANALYSIS:

1. This application proposes to create 16 single family attached housing units on 16 lots.

2. The lot layout roughly matches the “possible future layout” shown on the Shadow Pines
1st Addition C.U.P. site plan. 

3. These relatively small single family attached dwellings provide an alternative to the larger
housing in the other parts of this neighborhood (including the acreages and single family
housing across S. 56th Street). The waiver of lot depth is acceptable as a means to
achieve this goal.

4. The lots west of Shadow Pines Place are shown as 37' wide with 3,700 square feet of
lot area. R-3 zoning requires 40' wide lots for two-family dwellings and 5,000 square feet
of lot area per family. A waiver of these requirements are acceptable because the
dwellings will have the same required setbacks as those on the east side of Shadow
Pines Place. The waivers were not requested by the applicant nor were they advertised,
so this application may need to be held over for proper notification. 

5. The private roadway is on a public access easement within the proposed lots. While this
is not uncommon, it is not desirable. Private roadways should be on separate Outlots
held by the homeowners’ association so that there is a clearer boundary between the
quasi-public roadway and private property. 

CONDITIONS:

Site Specific:

1. After the applicant completes the following instructions and submits the documents and plans
to the Planning Department office and the plans are found to be acceptable, the application will
be scheduled on the City Council's agenda:

1.1 Revise the site plan to show:
1.1.1 A “T” turnaround at the north end of Shadow Pines Place.
1.1.2 Identify the purpose of each Outlot.
1.1.3 Remove the solid building envelope lines and thicken the setback

lines. If the buildings are there to show the required garage
setback, a note may be added stating the minimum setback from
sidewalk to garage.



Special Permit #1691C Page 5
Shadow Pines 1st Addition C.U.P.

1.1.4 Revise Note 20 to indicate that all lots are served by City sewer.\
1.1.5 Revise the total usage in Note 13 so that it shows 92 total units, 2

single family units, 90 two-family units, and 3 outlots.
1.1.6 Sign the Surveyor’s Certificate.
1.1.7 Remove the Planning Commission approval block.
1.1.8 Label this as Special Permit 1691C, not A.
1.1.9 Provide easements as requested by L.E.S.
1.1.10 Replace Spring Snow Crabapple with Professor Sprenger or

Donald Wyman Crabapple.
1.1.11 Provide screening as required by section 7.4 of Design Standards

for Screening and Landscaping.
1.1.12 Revise the site plan so that all lots meet minimum lot width

requirements. 
1.1.13 Show the grading, curb and gutter along S. 56th Street.

2. This approval permits 16 additional dwelling units in the Shadow Pines Community Unit
Plan for a total of 92. 

3. City Council modifies:
3.1 The requirement that lots be 120 feet deep when abutting major streets to 100

feet.
3.2 Average lot width for two family lots from 40 feet to 37 feet. 
3.3 Lot area for two family lots from 5,000 square feet per family to 3,700 square feet

per family.

4. Prior to final plat approval, the developer must contribute half of the cost of improving S.
56th Street to a 2 + 1 design ($29,400). 

General:

5.  Before receiving building permits:
5.1 The permittee shall have submitted a revised and reproducible final plan

including 5 copies.
5.2 The construction plans shall comply with the approved plans.
5.3 Final Plats shall be approved by the City.

STANDARD CONDITIONS:

6. The following conditions are applicable to all requests:
6.1 Before occupying the dwelling units all development and construction shall have

been completed in compliance with the approved plans.
6.2 All privately-owned improvements shall be permanently maintained by the owner

or an appropriately established homeowners association approved by the City
Attorney.

6.3 The site plan accompanying this permit shall be the basis for all interpretations
of setbacks, yards, locations of buildings, location of parking and circulation
elements, and similar matters.
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6.4 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.

6.5 The applicant shall sign and return the letter of acceptance to the City Clerk within
30 days following the approval of the special permit, provided, however, said 30-
day period may be extended up to six months by administrative amendment.  The
clerk shall file a copy of the resolution approving the special permit and the letter
of acceptance with the Register of Deeds, filling fees therefor to be paid in
advance by the applicant.

7. The site plan as approved with this resolution voids and supersedes all previously
approved site plans, however all resolutions approving previous permits remain in force
unless specifically amended by this resolution.

Prepared by:

Jason Reynolds
Planner F:\FILES\PLANNING\PC\PERMITS\SP\1600\sp16

91C.pcmemo.wpd    




















